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U.S. FIRE industry leasing trends | H2 2025

295.4%

top industry leasing new space
across the U.S. in 2025

The FIRE industry leased the most space across the U.S.
in 2025, making up 25.4% of new leasing activity. The
second-highest industry was tech at 17.9% followed by
law firms at 9.9%. Compared with 2024, FIRE activity
rose 13.7%. Manhattan and Chicago recorded the
largest share of law firm leasing among gateway
markets, while Los Angeles experienced the lowest.

Active job postings are a key driver of this momentum,
as FIRE postings are up 15% year over year, reflecting
renewed activity in real-estate transactions, capital
markets, and broader investment flows throughout
2025.
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5 months

average new lease term at the
end of 2025

Historically, law firms have signed the longest
leases across gateway markets, but FIRE tenants
are shifting that dynamic, recording the second-

longest average term in 2025. FIRE tenants
averaged 85-month terms for new leases and 66
months for renewals at the end of 2025.

Compared to 2024's average, term lengths climbed
6.4%. As tenants become more comfortable with
the economic environment, lease terms are
expected to continue lengthening as they look to
lock in current rental rates rather than risk elevated
costs in the future.

Source: Avison Young Market Intelligence

45.1%

new deals signed between 10k and
50k sf

Mid-size tenants accounted for nearly half of FIRE leasing
activity in 2025, with 45.1% of leases in gateway markets
falling between 10,000 and 50,000 square feet (sf). This
represents a 4.9% year-over-year increase, continuing the
trend of tenants becoming more comfortable committing
to additional space.

While 47.3% of leased spaces were under 10,000 sf, larger
spaces experienced a noticeable uptick, with 3.5% of new
leases in 2025 reaching 100,000 sf or more, compared with
just 1.7% in 2024. This shift suggests tenants who
downsized immediately after the pandemic may now be
rightsizing to meet their return-to-office needs.

Note: Gateway markets include Atlanta, Boston, Chicago, Dallas-Ft. Worth,
Houston, Los Angeles, Manhattan, Miami, and San Francisco



Industry leasing activity

m Aerospace and defense

m Biotech, life sciences, pharma and
healthcare

m Consulting, research, accounting and
recruiting

m Education
W Energy and utilities

m Engineering, architecture, construction
and building materials

m FIRE
Flexible office provider
Government
m Law firms
m Media, PR, telecom and entertainment
m Nonprofits and associations
m Other
Retail

m Tech
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Note: Data is across all U.S. markets
Source: Avison Young Market Intelligence

The FIRE industry comprised
25.4% of new leasing activity
during 2025. This was a 13.7%
increase from the same period
in 2024. The second highest
industry was tech at 18.2% of
leasing activity followed by law
firms at 9.9%.

The increased activity is being
driven by several factors, one
of which is a 15% year-over-
year uptick in FIRE job
postings.



Lease terms by major industries

m New/relocation m Renewal

Law firms

Banking, finance, insurance, and real estate
Nonprofits and associations

Consulting, research, accounting, and recruiting
U.S. office

Media, PR, telecom, and entertainment

Engineering, architecture, construction, and building materials

Biotech, life sciences, pharma and healthcare

Tech

0mo 20 mo 40 mo 60 mo 80 mo 100 mo

3

Note: Atlanta, Boston, Chicago, Dallas-Ft. Worth, Houston,
Los Angeles, Manhattan, Miami, San Francisco

Data reflects 12-month average, direct and sublease.
Source: Avison Young Market Intelligence
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FIRE tenants recorded a 12-
month average lease term of
85 months for new deals and
66 months for renewals at the
end of 2025. Compared with
the previous 12-month
average, this reflects a 6.4%
increase in term length.

Historically, law firms have
signed the longest leases
across gateway markets, but
FIRE tenants are shifting that
dynamic, recording the
second-longest average term
in 2025.



Lease size breakdown
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47.3%

27.5%

<10k sf 10k-20k sf
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17.6%

20k-50k sf

4.1%
2.8%
N m
[ ]
50k-100k sf 100k-250k sf 250k+ sf

Note: Gateway markets include Atlanta, Boston, Chicago, Dallas-Ft. Worth,
Houston, Los Angeles, Manhattan, Miami, and San Francisco
Source: Avison Young Market Intelligence

FIRE leasing activity among
mid-size tenants made up
almost half of all activity in
2025, with 45.1% of leases in
gateway markets falling
between 10,000 and 50,000 sf.

While 47.3% of leasing
occurred in spaces under
10,000 sf, larger footprints also
gained traction, with 3.5% of
new leases reaching 100,000 sf
or more in 2025 — up from
just 1.7% in 2024.
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Recent leasing activity

Moody's

Ares Commercial Real Estate

Guggenheim Partners

PennyMac Financial Services

Wells Fargo

Farmers Insurance

JPMorganChase

Bank of America

Scotiabank

Arbella Insurance
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Manhattan

Manhattan

Manhattan

Dallas-Ft. Worth

East Bay-Oakland

Los Angeles

Houston

Atlanta

Manhattan

Boston

200 Liberty St

245 Park Ave

330 Madison Ave

5025 Plano Pkwy

1655 Grant St

6301 Owensmouth Ave

9900 Old Katy Rd

6000 Feldwood Rd

660 5th Ave

1200 Crown Colony Dr

Dec 2025

Dec 2025

Sep 2025

Aug 2025

Sep 2025

Nov 2025

Sep 2025

Oct 2025

Aug 2025

Oct 2025

457,773

400,000

360,000

300,000

257,000

249,688

235,201

230,241

203,054

178,000

Expansion

Renewal

New

Renewal

Renewal

Renewal

Renewal

New

New

Direct

Direct

Direct

Sublease

Direct

Direct

Direct

Direct

Direct

Direct

Source: Avison Young Market Intelligence
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Atlanta

FIRE's share of leasing activity (sf) FIRE leases by size buckets FIRE transaction type breakdown
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In 2025, the FIRE sector accounted for 22% of Atlanta’s total 58% of FIRE leases in Atlanta were for spaces under 10,000 sf Renewals dominated FIRE leasing activity throughout 2025,
leasing activity — making it the most active industry in the in 2025, reinforcing the market's long-standing concentration accounting for 47.1% of leases signed. New deals followed at
market. This activity is anticipated to continue throughout of small to mid-sized tenants. An emerging trend to watch is 45.6%, and expansions made up 7.3%. This marks a notable
2026 as companies become more comfortable with the the increase in mid-size leasing during the second half of the shift from 2024, when renewals accounted for just 40% of
current economic environment and financial activities year, with activity in the 10,000-19,999-sf range rising 15.8% leasing activity and new deals made up 54%.
increase not only in Atlanta, but across the country. and leases between 20,000 and 49,999 sf surging 80%.

Recent FIRE lease transactions

Bank of America 6000 Feldwood Rd Oct 2025 230,241 Renewal Direct
Berkley Insurance 1745 N Brown Rd Dec 2025 38,133 Renewal Direct
Homrich & Berg 3550 Lenox Rd Aug 2025 37,326 Renewal Direct
Stellantis Financial Services 3065 Akers Mill Rd Sep 2025 27,586 New Direct
Ackerman & Co. 10 Glenlake Pkwy Nov 2025 26,490 New Sublease

Source: Avison Young Market Intelligence
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Boston

FIRE's share of leasing activity by lease type (2025)

H Expansion
= New

m Renewal

FIRE leasing activity by submarket in 2025
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New deals accounted for most of the leasing activity among
FIRE tenants in Boston, as firms opted for new space to help
attract employees back to the office. Many companies also
renewed leases in 2025, further reinforcing their
commitment to Boston's established FIRE industry.
Expansions were a welcome sign during the year, as firms
bolstered their workforces amid return-to-office policies,
driving increased demand for office space.

Recent FIRE lease transactions

Boston's CBD dominated leasing activity for FIRE tenants in
2025, as tenants sought to position themselves at the city's
economic center and in an easily accessible area for
employees amid rising RTO policies. The 128 West and 128
North submarkets also posted strong years in 2025 as
popular office parks continue to attract FIRE tenants to the
suburbs.

FIRE job postings are beginning to recover in Boston as they
approach their pre-pandemic averages. While not expected to
fully recover with the rise of Al and the automation of certain
roles, the uptick in 2025 compared with much of 2024 is a
promising sign that Boston’s established FIRE industry is hiring
again.

Arbella Insurance 1200 Crown Colony Dr, Qunicy Oct 2025

State Street 700 District Ave, Burlington Oct 2025

Global Atlantic 2 International Pl, Boston Sep 2025

Coverys 1 Financial Ctr, Boston Aug 2025 57,000

Colony Group 140 Kendrick St, Needham Sep 2025 40,000
Page 9 U.S. FIRE report | H2 2025

178,000
162,000

132,529

Direct

Expansion Direct
New Direct
Renewal Direct
New Direct

Source: Avison Young Market Intelligence




Chicago

FIRE's share of leasing activity (sf)
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FIRE leasing activity share by class
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Chicago banking, financing, insurance, and real estate firms
accounted for a market-leading 32% of leasing activity in 2025
— up 7% from 2024. FIRE firms have rebounded, with 2025
activity reflecting both growth in the industry and proactive
lease maturity management, as firms are now negotiating
deals often targeting 2028-2029.

Recent FIRE lease transactions

FIRE firms in Chicago have historically gravitated toward
higher-quality space, prioritizing top-tier assets, although
scarce trophy availability has driven a shift. Class A assets
saw a 9% bump in activity share from 2024, whereas trophy
contracted 3%. Firms are leveraging the “next-best” asset
class, capitalizing on strong existing conditions to maximize
cost efficiency in space planning efforts.

Chicago FIRE job postings rebounded in 2025 — up 20% from
2024, and up 11% from 2023. Increased on-site, office-using
hiring efforts points to potential leasing momentum, as
existing leases signed in the wake of the pandemic near
maturity. A renewed focus on space planning efforts is
expected to help create environments worthy of employee
commutes.

Wolverine Trading 433 W Van Buren St Nov 2025 82,578
Zurich Insurance 233 S Wacker Dr Oct 2025 52,000
Interactive Brokers Group 10 S Riverside Plz Aug 2025 67,015
PPM America 225 W Wacker Dr Jul 2025 75,614
FM Global 8600 W Bryn Mawr Ave Jul 2025 40,255
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Sublease
New Direct
New Direct
Renewal Direct
New Direct

Source: Avison Young Market Intelligence




Dallas-Fort Worth

FIRE's share of leasing activity (sf) FIRE leasing share by submarket (sf) FIRE sector concessionary trends (trophy/class A)
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In 2025, the FIRE sector accounted for 16% of DFW's total Throughout 2025, 46% of FIRE leasing activity was For FIRE tenants in trophy and class A product, tenant
leasing activity — its lowest share since 2018 and below the concentrated in the urban core submarkets (CBD, Uptown, & improvement allowances averaged $104 per square foot (psf),
19.5% historical average. This follows a 2022 peak driven by Preston Center). These premier submarkets will continue to and free rent periods stretched to 8.3 months on 10-year
major commitments from Goldman Sachs, Wells Fargo, capture a higher share of FIRE tenants as “Y'all Street” leases. While Tl packages have more than doubled since 2018,
JPMorgan Chase, and Texas Capital Bank. Even with the establishes itself and firms increasingly prioritize amenity- growth has started to flatten out due to rising input costs from
recent pullback, leasing momentum is expected to remain rich, class A environments to attract and retain top-tier inflation and tariffs. Coupled with limited supply at the high-
strong as “Y'all Street” continues to develop and more firms financial talent. end of the market, landlords are increasingly holding the line
establish, relocate, or grow their presence in DFW. on concessions to preserve net effective rents.

Recent FIRE lease transactions

PennyMac Financial Services 5025 Plano Pkwy Aug 2025 300,000 Sublease
Integrity Marketing Group 1445 Ross Ave. Sep 2025 187,864 Renewal/Expansion Direct
Scotiabank 2601 Victory Ave Sep 2025 133,715 New Direct
M Financial Group 2699 Howell St Jul 2025 52,137 Renewal Direct
Goldman Sachs 717 N Harwood St Jull 2025 50,528 Expansion Sublease

Source: Avison Young Market Intelligence
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Houston

FIRE's share of leasing activity (sf)
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The FIRE sector accounted for 19% of Houston's office leasing
activity in 2025 for deals over 10,000 sf. Despite a slight
annual dip, activity remained above pre-pandemic averages,
securing its rank as the second most-active tenant industry.
The flight-to-quality trend persists, evidenced by trophy
assets commanding a 27% share of FIRE leasing activity.

Recent FIRE lease transactions

With high-quality space options limited by a constrained
construction pipeline, FIRE tenants are increasingly opting to
extend current leases. Renewals gained significant
momentum in 2025, accounting for 61.3% of the segment's
activity, driven in large part by four of the top five FIRE lease
transactions in the second half of the year being renewals.

For FIRE tenants in trophy and class A assets, tenant
improvement allowances averaged $81 psf, and free rent
periods stretched to 10.7 months for 10-year leases. These
concessions highlight landlord pressure to secure tenants in a
market where demand is highly selective. However, not all
owners can offer such terms, creating a two-tiered market
favoring well-capitalized landlords.

JPMorgan Chase 9900 Old Katy Rd Sep 2025 235,201 Renewal Direct
GEICO 21420 Merchants Way Jul 2025 135,716 Renewal Direct
Asurion 10720 W Sam Houston Pkwy N Nov 2025 86,917 Renewal Direct
Bank of America 20 Greenway Plaza Dec 2025 70,914 Renewal Direct
CBRE 9753 Katy Fwy Sep 2025 69,486 New Sublease
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Los Angeles

FIRE's share of leasing activity (sf) FIRE's lease terms over time (years) FIRE transaction activity by asset class
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The FIRE sector's share of leasing activity in Los Angeles FIRE sector lease terms have trended downward, from over The FIRE sector's strategy has consolidated around Class A
demonstrates a pronounced and steady multi-year decline, 80 months to a low of 61 months in 2024, before a modest assets, which captured 83.9% of activity in 2024 and still held a
contracting from 17.7% in 2018 to 10.4% in 2025. This increase to 65 months in 2025. This suggests a strategic 52.8% majority in 2025. The decisive pivot to premium,
indicates a sustained strategic shift rather than annual move from pure flexibility to a new equilibrium for long-term efficient space reflects a strategic focus on predictable quality
volatility. The consistent downward trajectory points to a planning. This trend aligns with the sector's broader shift and stronger operational performance.
sector-wide priority of portfolio consolidation, efficiency toward portfolio optimization and efficient footprint
gains, and a strategic reduction in physical footprint. management.

Recent FIRE lease transactions

Farmers Insurance 6301 Owensmouth Ave Dec 2025 249,688 Renewal Direct
Banc of California 865 S Figueroa St Oct 2025 39,720 New Direct
Morgan Stanley 1999 Avenue of The Stars Nov 2025 36,304 Renewal Direct
American Realty Advisors 515 S Flower St Sep 2025 31,451 Renewal Direct
Intrepid Investment Bankers 11755 Wilshire Blvd Dec 2025 18,555 Renewal Direct

Source: Avison Young Market Intelligence
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Manhattan

FIRE's share of leasing activity (sf) FIRE leases by transaction type FIRE lease terms over time (months)
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After retreating in 2023, FIRE's share of Manhattan leasing New leases accounted for 48.8% of FIRE volume, while Average FIRE renewal lease terms increased by over 17
rebounded in 2025, climbing back to more than 34.3% of expansions rose to 20.7% — the highest level since 2022 — months between Q4 2024 and Q4 2025, while new lease
total activity and reinforcing the sector’s role as a stabilizing reducing renewals to 30.5% of activity. The resulting mix terms remained broadly flat. The extension in renewal
source of demand amid uneven office recovery. contrasts with 2024, when renewals dominated at 42.3%, and duration suggests improving confidence among incumbent
suggests the sector’s rising footprint is being driven by tenants and points to greater income stability for landlords
incremental space commitments rather than defensive lease heading into 2026, even as new leasing decisions are more
extensions. selective.

Top FIRE lease transactions

Moody's 200 Liberty St Dec 2025 457,773 Direct
Ares Commercial Real Estate 245 Park Ave Dec 2025 400,000 Expansion/Renewal Direct
Guggenheim Partners 330 Madison Ave Sept 2025 360,000 Renewal Direct
Starr Companies 343 Madison Ave Dec 2025 275,000 New Direct
Scotiabank 660 5" Ave Aug 2025 203,054 New Direct

Source: Avison Young Market Intelligence
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Miami

FIRE Share of leasing FIRE leasing by size tranche (count) Leasing share by submarket (count)
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11%

FIRE leasing in Miami has increased its share of total activity Over two-thirds of FIRE leases signed in 2025 were for spaces Brickell and Coral Gables remain key hotspots for FIRE tenants,
for three consecutive years — now accounting for just over a under 10,000 sf, indicating a clear preference among solidifying their positions as Miami's primary FIRE hubs.
quarter of all office space leased in the market. Following a occupiers for smaller footprints. This trend aligns with Brickell is characterized by substantial new supply and a high
period of gradual share contraction from 2021 to 2023, FIRE broader cross-industry behavior, as ongoing uncertainty has concentration of trophy-class office space, while Coral Gables
tenants are once again capturing a larger portion of leased led tenants to favor shorter-term commitments and more offers a suburban alternative with a strong business presence
square footage, reaffirming their role as the backbone of the efficient space usage. Despite this, Miami still recorded a and more competitive rental rates. Together, these
Miami office market. notable share of larger transactions, with 21% of FIRE leases submarkets anchor FIRE tenancy by giving occupiers a choice
falling in the 10,000-19,999-sf range and an additional 11% between paying premium pricing for trophy space and
exceeding 20,000 sf. discounted class A and B options.

Recent FIRE lease transactions

100 SE 2nd St Sep 2025 39,885 Renewal Direct
City National Bank 1450 Brickell Ave Oct 2025 36,100 Renewal Direct
Kemper 8400 NW 36th St Oct 2025 34,091 Renewal Direct
Truist Financial 777 Brickell Ave Oct 2025 25,631 Renewal Direct
OKO Group 95 Northwest 29th St Jul 2025 25,205 New Direct

Page 15 U.S. FIRE report | H2 2025 Source: Avison Young Market Intelligence



San Francisco

FIRE's share of leasing activity (sf)
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FIRE lease terms over time
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The FIRE sector has recorded its third consecutive year of
growth as a share of total leasing activity in San Francisco.
This sustained upward trend suggests the potential for
continued expansion in 2026. Leasing activity in the sector
now exceeds pre-pandemic levels by 1.5%, though it remains
14.5% below its 2022 peak.

Recent FIRE lease transactions

While Q4 recorded average lease terms of 62.4 months, the
overall 2025 average was 67.3 months, representing a 6.1%
year-over-year increase. Following its post-pandemic peak in
2022, the sector is demonstrating a strong resurgence. This
suggests renewed confidence among FIRE companies in San
Francisco's office market, alongside a broader shift away from
remote work models and toward a return-to-office strategy.

San Francisco's FIRE sector experienced a gradual increase in
average lease sizes in 2025, marking a third consecutive year
of growth and a 12.7% rise from 2024. While 63% of FIRE
leases in 2025 remained under 10,000 sf, improving economic
conditions and declining interest rates are contributing to an
upward trend in average lease size.

Kikoff 633 Folsom St Oct 2025 55,668 Renewal Sublease
Turn/River Capital 555 Mission St Oct 2025 33,057 New Direct
Parafin 301 Howard St Aug 2025 30,228 New Direct
Base10Partners 560 Davis St Dec 2025 26,387 New Direct
Alembic Community Development 123 Townsend St Oct 2025 23,207 Expansion Sublease

Source: Avison Young Market Intelligence
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OUTLOOK

2026

A new year, a fresh outlook.

As 2026 unfolds, there's a real sense of
potential in the U.S. What does it mean for
the office sector?

Our top Market Intelligence experts break it
down - sector by sector - so you can start the
year with confidence.
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